City of Wheatland

111 C Street Street — Wheatland, California 95692
Tel (530) 633-2761 — Fax (530) 633-9102

PLANNING COMMISSION MEETING Date: June 21, 2016
STAFF REPORT Agenda Item:

Subject: Approved Jones Ranch Community Design Guidelines.
Prepared by: Tim Raney, Community Development Director

Presentation

Staff will provide the Planning Commission with a presentation on the approved Jones Ranch
Community Design Guidelines.

Discussion

The Jones Ranch Project is an approximately 193-acre site located on the south side of
Wheatland Road, between the existing High School and Ace Hardware. Oakley Lane bisects
the property, which is agricultural in appearance, characterized by grasslands. The project site
is zoned Planned Development (PD) and designated for Low-Density Residential (LDR) and
Commercial (C).

On December 1, 2015 the City of Wheatland Community Development Director determined the
2015 Jones Ranch Tentative Subdivision Map, was in substantial compliance with the approved
2005 Jones Ranch Tentative Subdivision Map. The 2015 Jones Ranch TSM consists of 130.8
acres of single-family residential (552 dwelling units), 3 acres of commercial, 7 acres of
public/quasi-public uses, 6.5-acre high school extension, and 39.2 acres of park/open space.

Per the Conditions of Approval for the 2015 Jones Ranch Tentative Subdivision Map, the
Community Development Director has APPROVED the attached Jones Ranch Community
Design Guidelines (December 1, 2015). This approval is subject to the following condition:

1. The street trees included in the Jones Ranch Community Design Guidelines shall be subject
to the adopted City of Wheatland Recommended Street Tree List.



Next Step

The applicant for the Jones Ranch Project is now moving forward with the preparation of the
Final Map, Park Plan, and Improvement Plans, including a Landscape Plan. All plans will be
reviewed and approved by City staff. In addition, prior to constructing and homes or commercial
on the site, design review approvals from the Planning Commission will be required.

Attachments

1. Jones Ranch Community Design Guidelines (December 1, 2015)
2. City of Wheatland Adopted Recommended Street Tree List
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1. Introduction

The purpose of the Design Guidelines is to help the City Council, Planning
Commission, and Staff ensure consistent, high-quality development for Jones Ranch.
These design standards present specific criteria that will be used for the siting, design,
and construction of the project. Unless otherwise specified, the Jones Ranch
development must adhere to all applicable zoning and code requirements of the City
of Wheatland. These guidelines are defined to reflect unique site characteristics as well
as development and design objectives in excess of the city’s minimum standards. The
theme of Jones Ranch is intended to be ‘Modern Agrarian’, emphasizing quality natural
materials that are at home in a rural setting and that contribute to Wheatland’s
character as a farming community.
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II. Landscape Standards

A. Landscape Corridors

The landscape corridors/streetscapes for Jones Ranch
have been developed in a hierarchy intended to create
a sense of ‘place’ for residents and visitors, as well as
respond to the context of Wheatland. This hierarchy
will support logical circulation for pedestrians, bicy-
clists, and motorists into, out of, and within the Plan
area. Walls, pilasters, sighage and other community
features will set the tone for the community and are en-
visioned to be simple and not overly embellished, but
still impart a sense of quality and longevity.

Split Face CMU Sound Wall with

Decorative Cap or Approved Equal

A-1. Walls and Fences

Soundwalls will be placed along Wheatland Road and
Oakley Lane to reduce noise and provide additional
privacy and security for residents (See Qverall Monu-
mentation and Fencing Site Plan). The soundwalls will
consist of split face CMU blocks with decorative wall
cap and stone veneer pilasters. The color of the sound-
walls will be selected from the manufacturer’s standard
colors in beige tones to complement the stone veneer
pilasters. The stone veneer of the decorative pilasters
will be 30/70 mix of Aspen Dressed Fieldstone and
Aspen Country Ledgestone Cultured Stone by Boral to
match project entry monuments.

Two-rail, concrete fencing will be used to help provide Two-rail,ConareterFerics
safety for pedestrians, define open space and enhance or Approved Equal
the agrarian theme of Jones Ranch. The two-rail fence
will be set 2-3 ft. from the back of walk or multi-use
trail where readily visible from the local roads. A post
and cable fence will be used to delineate and surround
the proposed detention basins (See Overall Monumen-
tation and Fencing Site Plan).

Post and Cable Fence
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Board on Board Fence
with Stone Veneer Pilaster

La Jolla Street Light Fixture by Beacon
or Approved Equal

1C1 Octagonal Pole by Ameron
or Approved Equal

Jones Ranch - Community Design Guidelines

“Good Neighbor” wood fences will be used throughout
the neighborhoods in side yards and at rear proper-
ty lines. Wood fences will be vertical board on board
with a horizontal cap and trim. Depending on adjacent
neighboring lot widths and configurations, decorative
pilasters will be incorporated and placed at intervals of
approximately go-110 ft. along soundwalls and decora-
tive fences aligning with lot corners when located along
landscape corridors (See Overall Monumentation and
Fencing Site Plan). The stone veneer of the decorative
pilasters will be 30/70 mix of Aspen Dressed Field-
stone and Aspen Country Ledgestone Cultured Stone
by Boral to match project entry monuments.

A-2, Lighting

All street lighting will consist of exposed aggregate
concrete poles. The color of the exposed aggregate
will coordinate with the light fixtures and promote the
‘Modern Agrarian’ design theme.

Street lights located along collector and neighborhood
streets, and in and around park and open space areas
will use concrete poles and top mounted ‘La Jolla’ light
fixtures with a bronze texture finish. Street lights lo-
cated along arterials will use concrete poles and cobra
head light fixtures per PG&E and City standards. Sin-
gle mast arms will be used as appropriate where street
lights are placed along detached walks. Double mast
arms may be used along Oakley Lane if the street light
is placed in the landscape median.

A-3. Plant Materials

The Jones Ranch landscape is intended to contribute
to the variety of the streetscape design through the use
of deciduous and evergreen plant material. The plant
material shall be consistent with the Master Plant Pal-
ette.

Ground cover, shrubs and street trees will be planted in
the medians and parkway strips. Accent trees, shrubs
and ground cover will be planted in the landscape cor-
ridor behind separated sidewalks and up to soundwalls
or fences. Street trees and accent trees will be planted
approximately 30 ft. on center along collector streets
and arterials.
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B. Monumentation

Jones Ranch will have a hierarchy of monumentation
that announces arrival to the site and contributes to a
sense of place. Through the use of consistent building
materials and plant palette, the design theme for Jones
Ranch will be reinforced and accentuated at each com-
munity entry. Monument designs shall be similar to
the exhibits contained herein and consist of materials
such as pre-cast concrete and stone veneer with rusted
steel, or approved equal, signage elements. The scale
of the monumentation will be dependent on its loca-
tion. The shrubs and trees used at the entries shall be

consistent with the Master Plant List. Aspen Dressed Fieldstone Cultured Stone
by Boral or Approved Equal

B-1. Primary Project Entry

The primary entry will provide strong project identity
and demonstrate the Jones Ranch ‘Modern Agrarian’
design theme.

The primary project entry shall consist of a sign wall
and planter with a 30/70 stone veneer mix of Aspen
Dressed Fieldstone and Aspen Country Ledgestone and
corten or rusted colored steel lettering. The vertical el-
ement should be rustic in nature and include the Jones
Ranch brand/logo. The height of the monument shall
be large enough to provide for visibility from a signifi- ' % Pl
cant distance while traveling in a vehicle. To the extent o _ — - sl -

practical, prlmary DDt e.n try moquments shouldibe Aspen Country Ledgestone Cultured Stone
located on both sides of an intersection. by Boral or Approved Equal

Example of Modern Agarian Themed Monumentation - Stone Wall with Metal Sign and Lettering
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Example of Secondary Project Entry

Terracotta Font
Example of Monumentation Lettering

The project entry sign walls shall be backdropped with
accent trees and ground plane plantings utilizing large
masses of evergreen and flowering plant material to
provide the foundation and highlights to the project
entry. The plant material shall be consistent with the
master plant palette. The project name on the primary
project entry shall be lighted using LED back-lit letters.

The primary project entryshall be located at the inter-
section of Wheatland Road and Oakley Lane, at the in-
tersection of Oakley Lane and 1st Street and at the in-
tersection of 1st Street and Wheatland Park Drive (See
Overall Monumentation and Fencing Site Plan).

B-2, Secondary Project Entry

The secondary project entry will provide project iden-
tity for Jones Ranch on a smaller scale and will be con-
sistent with the ‘modern agrarian’ design theme.

The secondary project entry shall consist of a decora-
tive pilaster with a corten or rusted steel project logo
plaque centered on the face of the stone veneer. The
stone veneer of the decorative pilasters will be 30/70
mix of Aspen Dressed Fieldstone and Aspen Country
Ledgestone Cultured Stone by Boral to match the pri-
mary project entry. The secondary project entry monu-
ments shall be placed at both corners of the designated
intersections.

The secondary project entry shall be backdropped with
accent trees and ground plane planting and shall utilize
large masses of evergreen and flowering plant material,
providing foundation and accents to the project entry.
The plant material shall be consistent with the primary
project entry and Master Plant Palette. The secondary
project entry may incorporate pilaster mounted LED
rope lights below cap overhangs for understated light-
ing.

The secondary project entry shall be located at desig-
nated intersections on Wheatland Road and the south-
ern neighborhood entry street (See Overall Monumen-
tation and Fencing Site Plan).
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C. Park and Open Space Design

The park and open spaces within the Jones Ranch
community make up approximately 40 acres (see Proj-
ect Area Site Plan). These areas are intended to create

a sense of place by expressing unique characteristics of

the community while providing a variety of uses and
experiences. They shall enhance the recreational and
cultural life of the community, accommodate a variety
of user groups, and promote the integration of Jones
Ranch to the surrounding Wheatland community.

C-1. Park

The 5-acre park will incorporate both active and pas-
sive uses to provide a venue for a variety of recreational
opportunities. Possible program amenities for the park
site include a practice soccer field, hardscape area that
may be striped for dual use basketball/ tennis courts,
children’s play area, group picnic area(s) with barbe-
ques and shade structures, open turf areas for free play,
and an area with horseshoe pits and bocce ball courts
(See Conceptual Park Plan).

C-2. Open Space

The open space located on the south and west sides of
the Plan area will act as a natural buffer between the
community and surrounding farm lands. Large native
trees and shrubs will be densely planted along the bor-
ders to screen out possible dust, sight and other distur-
bances. The open space also provides a pedestrian and
bicycle circulation opportunity via a 10’ asphalt con-
crete multi-use trail that runs the alongside the basins
and roughly parallel to streets.

C-3. Detention Basins

Located within the open space, two detention basins
will provide water storage during storm events. To
meet the needs of storage and water quality, the pro-
posed basins shall consist of gradual, naturalized
slopes with irregularly shaped edges and sloped banks
to create an informal, natural appearance. The land-
scape plantings shall consist of hyrdosceded grasses
and informal groupings of trees and shrubs planted on
the slope banks.

Jones Ranch - Community Design Guidelines

Open Space with Detention Basins
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D. Planting Design

The plant palette for Jones Ranch has been developed
in an effort to create a well-planned community that
doesn’t require intense irrigation, ongoing mainte-
nance and provides seasonal interest through the use
of deciduous and evergreen plant material. Select vari-
eties, such as citrus and flowering fruit trees, have been
included in the planet palette to enhance the Modern
Agrarian theme of the community, Ideal locations for
fruit trees would be at primary community intersec-
tions. Plantings should occur in long, straight swaths
of single species as to mimic rows found in neighboring
farm fields.

Trees will create a canopy along all streets through-
out the Plan area in order to add value while providing
shade and creating a walkable, green community. All
street trees in residential front yards will be installed
from minimum 15-gallon containers and centered in
parkway strips or planted approximately four feet be-
hind the sidewalk. Trees in parkway strips shall be in-
stalled with root barriers. If evergreen street trees are
used, the accent trees shall be a mixture of mainly de-
ciduous trees. If the primary street tree is deciduous,
accent trees shall be a mix of mainly evergreen trees.
Accent trees are used to augment primary street trees.
They are intended to provide contrast, color and vari-
ety to the primary street trees, entry monumentation,
Street Canopy and site amenities. These trees are also a source of sec-
ondary shade and seasonal interest.

Communty Fruit Orchard



III. Master Plant List

Botanical Name

Common Name

Key: Street Name

Primary Tree
Secondary Tree
Accent Tree

Oakley Lane

Quercus rubra
Quercus ilex
Olea europaea ‘Swan Hill’

Main Street

Zelkova serrata ‘Village Green’
Eucalyptus sideroxylon
Prunus cerasifera ‘Krauter Vesuvius’

Wheatland Road

Quercus suber
Ginkgo biloba
Eriobotrya deflexa

Wheatland Park Drive

Liriodendron tulipifera
Nyssa sylvatica
Lagerstroemia indica (Indian tribe varieties)

Olea europaea ‘Swan Hill’
Fruitless Clive

Red Oak
Holly Oak
Fruitless Olive

Japanese Zelkova
Red Ironbark
Purple Leaf Plum

Cork Oak
Maidenhair Tree
Bronze Loquat

Tulip Tree
Sour Gum
Crape Myrtle- multi stemmed

i =
Ginkgo biloba
Maidenhair Tree
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Master Plant List

Botanical Name

e T T e Y S

r'.-_;4-'-_ Al Ci L - ek el

Neighborhood Street Trees

iy P~ R = T e __E —

Acer rubrum ‘Red Sunset’
Celtis sinensis

Cinnamomum camphora
Gleditsia triacanthos ‘Inermis’
Geijera parviflora

Koelreuteria paniculata
Pistacia chinensis ‘Keith Davey’
Pyrus calleryana ‘Aristocrat’
Robinia idahoensis ‘Purple Robe’
Sophora japonica

Ulmus parvifolia ‘Brea’

Common Name

. Ve i,

Red Maple

Chinese Hackberry
Camphor Tree
Honey Locust
Australian Willow
Golden Rain Tree
Keith Davey Pistache
Aristocrat Pear
Purple Robe Locust
Japanese Pagoda Tree
Evergreen Elm

Accent Trees (at major intersections and privately maintained front yards)

Arbutus x ‘Marina’ (standard)
Cedrus deodara

Citrus limon ‘Eureka’

Citrus sinensis ‘Washington Navel’
Cornus florida

Eriobotrya deflexa

Ficus carica

Lagerstroemia indica (Indian Tribe Varieties)

Malus spp.
Olea europaea ‘Swan Hill’

Prunus cerasifera ‘Krauter Vesivius’

Strawberry Tree
Deodar Cedar
Eureka Lemon
Washington Navel Orange
Dogwood
Bronze Loquat
Common Fig
Crape Myrtle
Crabapple
Fruitless Olive
Flowering Plum

Zelkova Street Trees



Master Plant List

Botanical Name Common Name
— _ _ _ ——

Background Shrub Material

Large evergreen shrubs to 6’-0” tall used for screening soundwalls, undesirable views, and reducing
building mass.

Callistemon citrinus Lemon Bottlebrush
Camellia sasanqua Sasanqua Camellia
Camellia japonica Camellia

Ceanothus spp. Ceanothus

Cupressus sempervirens Italian Cypress
Elaeocarpus decipiens ‘Little Emperor’ Dwarf Japanese Blueberry
Ligustrum japonicum ‘Texanum’ Texas Privet

Nandina domestica ‘Sister Ahus’ Heavenly Bamboo
Nerium oleander White Oleander

Photinia fraseri Photinia

Pittosporum tobira Mock Orange

Prunus caroliniana ‘Bright-n-Tight’ Birght ‘N Tight Carolina Laurel
Punica granatum ‘Wonderful’ Fruiting Pomegranate
Viburnum tinus ‘Spring Bouquet’ Viburnum

Xylosma congetstum Shiny Xylosma

Foreground Shrub Material

Evergreen or deciduous shrubs to 4’-0” tall used for layering of plant material, seasonal color and
softening building edges.

Callistemon citrinus ‘Little John’ Dwarf Bottlebrush
Cistus spp. Rockrose

Dietes vegeta Fortnight Lily

Echium fatuosum Pride of Maderia
Juniperus spp. Juniper

Pinus mugo mugo Mugo Pine
Pittosporum tobira ‘Wheelers Dwarf Dwarf Mock Orange
Plumbago capensis Cape Honeysuckle
Rhaphiolepis indica ‘Clara’ Indian Hawthorn
Ribes sanguineum Red Flowering Currant

Ribes viburnifolium Evergreen Currant



Master Plant List

Botanical Name

Accent Shrub Material

Common Name

Evergreen or perennial shrubs to 3’-0” tall, sometimes larger, used for aesthetic value from bloom,

leaf color or overall character and form.

Agapanthus ‘Queen Anne’ & ‘Rancho White’
Calamagrostis x acutiflora ‘Karl Foerster’
Festuca ovina ‘Glauca’

Hemerocallis hybrids

Hesperaloe parviflora

Mahonia aguafolium ‘Compacta’
Mubhlenbergia capilaris

Pennisetum alopecuroides ‘Little Bunny’
Pennisetum setaceum ‘Rubrum’
Phormium tenax ‘Atro Purpureum’

Rosa ‘Meidiland White’

Salvia greggii ‘Heatwave Blaze’

Ground Cover Material

Lily-of-the-Nile- 50/50 Mix
Feather Reed Grass

Blue Fescue

Daylily

Red Yucca

Compact Oregon Grape
Pink Muhly

Little Bunny Fountain Grass
Purple Fountain Grass
Bronze Flax

Rose

Heatwave Blaze Sage

Evergreen or perennial shrubs to 30” tall used to blanket large areas and as a filler between site work

edges and facer shrubs.

Arctostaphylos uva-ursi

Ceanothus griseus horizontalis
Coprosma pumila ‘Verde Vista’
Epilobium canum

Gazania rigens ‘Mini Star Tangerine’
Hypericum calycinum

Lantana camara

Myoporum parvifolium ‘Prostratum’
Rosa meideland

Trachelospermum jasminoides
Vinca minor

Vines

Large evergreen vines used for softening walls and fences.

Clematis armandii ‘Avalanche’
Clytostoma callistegioides

Distictis buccinatoria

Ficus pumila

Gelsemium sempervirens ‘Margarita’
Parthenocissus tricuspidata

Kinnikinnick

Carmel Creeper
Creeping Coprosma
Hummingbird Trumpet
Tangerine Gazania
Aarons’ Beard
Trailing Lantana
Prostrate Myoporum
Carpet Rose

Star Jasmine
Common Periwinkle

Avalanche Evergreen Clematis
Violet Trumpet Vine

Blood Red Trumpet Vine
Creeping Fig

Carolina Jessamine

Boston Ivy
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Master Plant List

Botanical Name Common Name
SOl VR FRLI L e LT ' e e e
Park Plant Material
Trees
Citrus limon ‘Eureka’ Eureka Lemon
Citrus sinensis ‘Washington Navel’ Washington Navel Orange
Ficus carica Common Fig
Liriodendron tulipifera Tulip Tree
Lagerstroemia indica (Indian Tribe Varieties) Crape Myrtle
Platanus racemosa California Sycamore
Quercus lobata Valley Oak
Quercus rubra Red Oak
Zelkova serrata ‘Village Green’ Japanese Zelkova
Shrubs
Agapanthus ‘Queen Anne’ & ‘Rancho White’ Dwarf Lily-of-the-Nile- 50/50 Mix
Arbutus unedo ‘Compacta’ Dwarf Strawberry Tree
Arctostaphylos spp. Manzanita
Berberis thunbergii ‘Crimson Pygmy’ Japanese Barberry
Ceanothus spp. Ceanothus
Cotoneaster spp. Cotoneaster
Phormium tenax New Zealand Flax
Pittosporum tobira Mock Orange
Prunus caroliniana ‘Bright-n-Tight’ Birght ‘N Tight Carolina Laurel
Rhaphiolepis indica ‘Clara’ Indian Hawthorn
Xylosma congetstum Shiny Xylosma
Groundcover
Arctostaphylos uva-ursi Kinnikinnick
Baccharis pilularis “Twin Peaks’ Coyote Bush
Coprosma pumila ‘Verde Vista’ Creeping Coprosma
Myoporum parvifolium ‘Prostratum’ Prostrate Myoporum

B N

Phormium tenax Berberis thunbergii ‘Crimson Pygmy’
Bronze Flax Japanese Barberry
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Master Plant List

Botanical Name

Commeon Name
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Open Sapce Plant Material

Trees
Aesculus californica
Quercus agrifolila
Quercus douglasii
Quercus lobata
Quercus wislizenii
Shrubs

Arctostaphlos densiflora ‘Howard McMinn’

Ceanothus spp.
Cotoneaster spp.
Heteromeles arbutifolia
Muhlenbergia rigens
Rhamnus california
Sambucus mexicana

Basin Grasses
Bouteloua gracilus
Bromus carinatus
Carex barberae
Carex divulsa
Elymus glaucus
Festuca californica
Festuca idahoensis
Helictitruchon sempervirens
Juncus balticus
Miscanthus sinensis ‘Gracillimus’

California Buckeye
Coast Live Oak
Blue Oak

Valley Oak
Interior Live Qak

Howard McMinn Manzanita
Ceanothus

Cotoneaster

Toyon

Deer Grass

Coffeeberry

Elderberry

Blue Grama
California Brome
Santa Barbara Sedge
Berkeley Sedge

Blue Wild Rye
California Fescue
Idaho Fescue

Blue Oat Grass
Baltic Rush

Maiden Grass

Detention Basin Planting
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V. Planned Development Siting Criteria
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This section sets forth the architectural guidelines and lot design for Jones Ranch and
are intended to provide guidance for the expression of development in the community.
Developers, builders, engineers, architects, landscape architects and other design pro-
fessionals should utilize the Guidelines in order to maintain design continuity, create
an identifiable image and develop a cohesive community. The key objective is to create
a quality, modern agrarian community that establishes a sense of an authentic neigh-
borhcod within the community.

A. Architectural Style

It is the intent of these Guidelines to establish an
architectural expression that establishes a sense of
place while providing flexibility in design. Examples
of architectural styles for Jones Ranch are shown in
this section. Builders may propose additional styles,
as long as the new styles are complementary to the
overall Design Guidlines.

Note: The images shown are a representation of the
architectural style and not intended to convey actual
architectural requirements. Builders will be required
to provide housing programs and building configura-
tions with architectural styles to the City of Wheatland
for approval.

A-1, Craftsman

The Craftsman architectural style is typically character- Architectural Elevations
ized by low pitched gabled roofs, occasionally hipped
and with wide, enclosed eave overhangs. The roof raf-
ters are usually exposed and decorative (false) beam
or braces commonly are added under the gables, The
front porches are full or partial width and the roof is
supported by square columns, tapered, that frequently
extend down to the ground level with no breaks. The
most common wall cladding is with siding, shingle and
stucco with brick or stone accents. Dormers are found
gabled with exposed rafter ends and braces. Wood trel-
lises also accent this style as either an extended porch
or porte cochere. For Jones Ranch, more contemporary
interpretations of this style are encouraged including
other elements that create social spaces, such as porch-
es that are integral to the residences.

Craftsman Style
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A-2, Early California

The Early California style reflects the character of Cal-
tfornia’s ranching history, with its rugged earthy char-
acter and simplified, but handsome form. This style is
characterized by predominately one story horizontal
massing, wood siding, and deep front porches and en-
tries that project a feeling of being rooted to the earth.
Modern interpretations include stucco complement-
ed with some wood siding. Wood railings and fencing
are very common with this form of architecture. The
landscape typically reflects ranching character, with
low plantations, minimal use of turf, and simple land-
scape forms that accentuate the architecture. For Jones
Ranch, more contemporary interpretations of this style
Early California Style are encouraged including other elements that create

social spaces that are integral to the residences.

A-3. Spanish

The Spanish Style is commonly considered a popular
style in California, due to its prominence along coastal
areas and worldwide appeal. It is typically characterized
by terra-cotta roofs, prominent balconies and arcades,
curved arches and arcades and white stucco or warm
colored finishes. Detailing is accentuated with mosa-
ic or painted tile ornamentation, tower like chimneys,
ornamental iron work for stairs, railings and windows,
and articulated door surrounds. Landscape typically
accentuates the Mediterranean character, with flower
pots, bronze urns, filigree light fixtures and enhanced
outdoor patios, courtyards and fireplaces, framed by
stucco walls and ornamental wrought iron gates. For
Jones Ranch, more contemporary interpretations of
this style are encouraged including other elements that
create social spaces that are integral to the residences.

Spanish Style

B. Lot Design Criteria

The lot design criteria establishes the character of the street scene and creates a framework within
which the architecture can be placed. the buildings are a key portino of the scene. The setbacks along
with building massing and landscape create a distinct identity for a communinty.
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